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ASSESSMENTS •

Assessments are seldom simply the assessor's estimate of property value. In most states,
assessments are set at some uniform fractions of appraised value (fractional assessments). In such
states, the act of setting assessments is therefore a straightforward factoring of appraised values. In
a growing number of states, classified property tax systems have been adopted, wherein different
classes of property, e.g., residential or agricultural, are assessed at different levels of value. In such
states, it is necessary to determine the class of a property before the assessment can be determined.

At the same time, some properties or some property owners may be eligible for differential
assessment, such as agricultural use value assessment or partial exemptions. Others may be eligible
for total exemption. Here it is necessary to keep records of exemption applications and to monitor
exempt properties to insure that they continue to be eligible for exemption.

The review and appeal of assessment is the final stage of the assessment process. The assessor's
precise responsibilities at this stage are mandated by law. The assessor must, however, attend to
such matter as (1) advertising appeal rights and procedures, (2) mailing assessment notices, (3)
providing facilities and staff to explain assessments to taxpayers, and (4) assigning staff to present
the assessor's case in formal appeals.

•
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INTRODUCTION TO ASSESSMENT PERFORMANCE MEASUREMENT•
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•

The primary responsibility of the assessing office is to estimate the market value of the properties
within the jurisdiction. The integrity of the property tax depends in large part on the accuracy and
efficiency of these estimates, since they are the basis for assessed values and therefore, in part, for
property tax bills. The accuracy of assessments and the efficiency of operations are of considerable
importance not only to assessing officers but also to property owners and elected officials. How
well these functions are carried out affect local government costs, which are borne by each
taxpayer, and the effectiveness of local government in general. Assessment ratio studies provide a
means by which the accuracy of assessments and the performance of assessing officers may be
evaluated.

Overview of the Basic Components of Assessment Ratio Study

As assessment ratio is the ratio of an assessment to a proxy (a substitute) for market value-it
expresses a relationship between a property's assessed value and its market value. Market values
are elusive figures, which cannot be directly observed: they are usually represented by sales prices,
although independent "expert" appraisals are also sometimes used. Sales prices are nothing more
than evidence of market value; therefore, some sales are more appropriate in a ratio study than
others; similarly, some assessments are of a higher quality than others.

The assessed value abbreviated "AlS." For example, a property which was sold for $60,000 and
assessed at $30,000 would have an assessment ratio of 0.50, or 50 percent ($30,000 divided by
$60,000). This assessment ratio is often also called a "sales ratio" or "assessment/sale price ratio."
For ease of understanding, the term assessment ratio and its abbreviated (AlS) will be used herein.

Some argument has been made for using the sale price divided by the assessed value (SfA ratio)
instead of the reverse, because this configuration, which tends to be more "normally" distributed,
may have greater analytical applications. Another argument made for the SfA configuration is that
a "sale price divided by assessment" ratio proceeds a direct equalization factor, or multiplier, and
therefore may be more easily by people unfamiliar with the assessment process. Although this
form of assessment ratio may have merit, and its application deserves further research, its
significant superiority over the "assessment divided by sales price" ratio has not been conclusively
proven. The AlS is undoubtedly the most widely applied configuration, and its use, therefore,
facilitates inter-jurisdictional comparisons. Because the AlS ratio is most commonly used and is
recommended in the IAAO "Standard on Assessment-Ratio Studies," this review will focus on the
AlS ratio.

In every assessment jurisdiction there is a legally mandated, or stated, assessment ratio at which
properties should be assessed. How closely the assessments in a jurisdiction come to this ratio is
called assessment accuracy, or the degree to which each property is assessed at the appropriate
percentage of market value. There are two primary aspects of assessment accuracy: assessment
level and assessment uniformity. Assessment level refers to the degree to which the overall ratio of
assessed values to market values approximates the legally mandated ratio for the property class in

• question. In many jurisdictions (North Carolina), this legal ratio is 100 percent of market value, or
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"full" value. In others it is a smaller percent-60 percent, 50 percent, or 30 percent, for example.
In still other jurisdictions, the statutory assessment ratio varies according to broad classes of •
properties- commercial properties are assessed at 40 percent of market value, residential properties
at 20 percent.

The median level often indicates assessment level. If the legal ratio in the jurisdiction is 50
percent, and the median assessment level in the jurisdiction is 32 percent; for example, the statutory
requirements have not been met.

Assessment uniformity refers to the degree to which different properties are assessed at equal
percentages of market value, or the degree to which property tax burdens are levied in a proportion
to value. Assessment uniformity is often indicated by the coefficient of dispersion (COD). If the
COD is 30 percent, for example, the degree of assessment uniformity is low; if it is 5 percent, the
uniformity is high.

Assessment level and uniformity, the two essential aspects of assessment accuracy, are evaluated
by an assessment-ratio study. An assessment ratio study is simply a tool for real estate market
analysis and assessment performance measurement. It can tell a great deal about how properties
are assessed and the way they should be assessed. It is a detailed statistical analysis of the degree
of assessment accuracy, indicated by comparing assessment ratios as of a specific date. It must be
regarded as the final analysis in the evaluation of assessment accuracy.

An A/S ratio study has five major stages: first, delineation of objectives; second, information about
sales; third, information about property characteristics and assessed values; fourth, statistical •
treatment of the information; and fifth, conclusions drawn from the information. The basic steps
generally undertaken in an assessment ratio study are:

1. define the problem and clearly state the purpose of the study
2. evaluate data needs
3. collect sales data
4. edit sales data
5. adjust sales data
6. match each sales with its corresponding assessed value
7. compute the assessment ratio
8. stratify ratios as appropriate
9. compute descriptive statistics
10. compute inferential statistics
11. test hypotheses and analyze results
12. take the necessary informative and corrective action

The study should be kept as simple as possible yet be in complete accord with its stated purpose.
Since the design of the study is almost totally influenced by its purpose, the first step is the most
important one. •II-4



An assessment ratio study is a tool and craftsmen choose their tool with care .

The data requirements of the study, including assessment information, market value estimates, and
property characteristics, must be evaluated prior to initiating that study. The purposes of the study
will indicate certain data requirements (some of which will be impossible to meet) that will
necessitate modification of the study design. Precise results require precise data. For this reason
the findings of the study can only be as accurate as the data used. Statistics based on samples of
sold properties are used in an A/S study to make inferences about the accuracy of all assessments in
a population. A sample chosen for analysis may be smaller than the entire group of usable sales.
Therefore, both the population and the sample to be studied must be defined. This is the first step
involved in increasing the detail of the study.

•
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It is also important to determine the frequency with which A/S ratio studies should be made. It is
widely agreed that assessment-ratio studies should be conducted at regular intervals. They should
also be conducted before and after a revaluation. A specific date of analysis should be chosen
because a study is undertaken to analyze the indicated relationship as of a particular date. This date
is generally the appraisal date of the year to be studied.

The important information contained in assessment ratio studies is wasted if the studies are not
used once they have been performed. They should be used to improve assessment performance and
assure property tax equity .

II-5



-------------------------------------------------------,

Schedule of Values Rutherford County 2012

IAAO PERFORMANCE STANDARDS

IAAO is the International Association of Assessing Officers. Standards for assessment ratio
measures should be adopted by all jurisdictions. The IAAO "Standard on Assessment Ratio
Studies" applies particularly in jurisdictions in which current market value is the basis of
assessment. (The IAAO also endorse current market value as the legal basis of assessment. See
"Policy Statements: International Association of Assessing Officers," page 8b, adopted January 25,
1983.) These standards presuppose a budget sufficient to hire competent personnel and apply
sound assessment procedures as well as the availability of certain basic data such as an adequate
sample size.

Among the recommendations made in the IAAO "Standard on Assessment Ratio Studies" are:

Assessment Level

The overall assessment level of a jurisdiction or a stratum should be within 10 percent of the legal
ratio.

Assessment Uniformity

a. among strata, the level of assessment in each stratum be within 5 percent of the overall
assessment ratio jurisdiction

.'

b. within single-family residential strata, CODs should be less than 15 percent, and for •
areas of newer and fairly similar residences, less than 10 percent;

c. within strata of income-producing property, CODs should be less than 15 percent; and

d. within other strata, such as vacant lots, farms, and acreage, CODs should be less than 20
percent.

The standard for assessment level is presumed to have been met if the confidence interval of the
overall assessment level at the 95 percent confidence level includes the legal ratio, or if a test of the
null hypothesis that the overall level of assessment is within 10 percent of the legal level cannot be
rejected at the 95 percent confidence level.

Assessment ratio studies used both for internal control and inter-jurisdictional assessment
equalization should be conducted at least annually~ All in all, the average assessment jurisdiction
should be able to meet the indicated standards. In all cases, the goals are progressive rather than
static in nature. One can always improve - if not overnight, at least over time.
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THE APPRAISAL FOUNDATION
jl"t1tcriuJ hy Cunt,mSdJ the Suurtt of Appraisal
SwiJ,mJs .mtl Af>1'""i", Q:salifi<"ti01tJ

•
Vision and Mission Statement
of The Appraisal Foundation

VISION STATEMENT

The Appraisal Foundation will be the organization that is the ultimate source of appraisal standards,
appraiser qualifications and standards of ethical conduct in all valuation disciplines to assure public
trust in the valuation profession.

MISSION STATEMENT

The Appraisal Foundation, anoHor-profit organization dedicated to the advancement of
professional valuation, was established by the appraisal profession in the United States in 1987. Since
its inception, the Foundation has worked to foster professionaJismin appraisingl>y:

• establishing, improving, and promoting the Ullifonn Standards of Professional Appraisal Pnicticc
(USPAP);

• establishing educational ex~perience and examination-quallflcatioll criteria for the licensing,
certification and recertification of real property appraisers;

• establishing educational and experience qualification criteria for other valuation disciplines;
disseminating information on USPAP and the Appraiser Qualification Criteria to the appraisal
profession, state and federal government agencies, users of appraisal services, related
industries and industry groups, and the general public and;

• sponsoring appropriate activities relating to standards, qualifications and issues of importance
to appraisers and users of appraisal services.

-ExtraCted fromTi:c StratcgicGonls O/TiIC ApprnisI1/ Foul1dation
Adopted l1OJ08

1155 15th Street, NW, Suite 11i1
Washington. DC20005
T 202.347.7722
F 202.347.7727
www.appralsalfoundatlon.org
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1427

1428

1429

14){}

14)1

1432
1433

1434

1435

'1436

1437

1438

1439

1440
1441
144i.

1443

1444
1445

1446

1447

1448• 1449

,,"!i
1450
1451

1452
:,~

1453

1454

1455

1456
1457

1458

1459

1460

1461

1462

1463
]464

1465

STANDARD 6

STANDARD6: MASS APPRAISAL, DEVELOPMENT ANT>REPORTING

In developing a mass appraisal, an appraiser must be aware of, understand, and correctl~' employ those
recognized methods alid techniques necessary to produce and communicate credible mass appraisals.

Comment: STANDARD 6 applies to all lllass appraisals of real or pcrsonal property
regardless of the purpose or use of such appraisals. 55 STANDARD 6 is directed toward the
substantive aspects of developing and communicating credible analyses, opinions, and,
conclusions in the mass appraisal of properties. Mass appraisals can be prepared with or
without computer assistance. The reporting and jurisdictional exceptions applicable to public
mass appraisais prepared for ad ,ialorem taxation do not apply to mass appraisals prepared for
other purposes.

A mass appraisal includes:

I) identifying properties to be appraised;
2) defining market area of consistent behavior that applies to properties;
3) identifying characteristics (supply and.demand) that affect the creation .of value in

that market area;
4) developing a model'structure that reflects the relationship among the characteristics

affecting value in the market area;
~) calibrating themodet structure to detennine the contribution of the individual

characicristics affecting value;
6) applying the conclusions reflected in the model to the characteristics of the

. property(les) being appraised; and
7) reviewing the maSS appraisal results;

The JURlSDlCTJONAL EXCEPTION" RU.LE may apply to several sections of STANDARD
6 because ad valorem lax administratIon is subject to 'various state. county, andmulJicipal
laws.

Standards Rule 6-1

In developing amass appraisal, an appraiser must:.

(a) be aware of, understand, and correctly employ those recognized methods and techniques
necessary to.produce a credible mllSSappraislll;

homment: Mass appraisal provides for a systematic approach and uniform application of
appraisal methods and techniques t.oobtain estimates .ofval\le that allow tor statistical review
and analysis of.results.

This requirement recognizes that the principle of change continues to affect the manner in
which appraisers perform i'nassappraisa1s. Changes and developme.ntsin the real property and
personal property fields have a substantial impact on the appraisal profession.

To keep abreast of thcse changes and developments, the appraisal profession is constantly >

reviewing and revising appraisal methods and te.chniq\les and devising new methods and
techniques to meet new circumstances. For this reason it 'is not sufficient for appraisers to
simply maintain the skIlls alid the kno\\dedge they. possess whcnlhey become appraisers.

•
~~'See AdviSory Opinion:; L .1(/ Fa/onml Prdperrj' TQ.."f: ,r4pprdi.~a!tltrii.\1ass Appraisal As.tignmem:c

llSPAP 2010-2011 Edition
@The Appraisal Foundation
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1466

1467

1468

1469

J.no
1471

1472
1473

.1474

(b)

(c)

Each appraiser must continuously improve his or her skills to remain proficient in mass
appraisal.

not commit a substantial error of omission or commission that significantly affects a mass
appraisal; and

Comment: An appraiser must use sufllcienl care to avoid errorS that would significantly affect
his or her opinions and conclusions. Diligence is required to identifY and analyze the factors,
condilions. data, and other information that would have a significant effect on the credibility
of the assignment results.

not render a mass appraisal in a careless or negligent manner.

1475 Comment: Perfection is impossible to attain. and competence does not require perfection.
1476 However, an appraiser must not render appraisal services in a careless or negligent manner.
1477 This Slandards Rule requires an appraiser to use due diligence and due care.

1478 Standards Rule 6-2

1479 In developing a mass appraisal, an appraiser must:

1480

1481

1482
1483

1484

1485

(a)

(b)

(c)

identify the client and other intended tlsers;so

identify the intended use oftbe appraisal. 57

Comment: An appraiser.must not allow the intended use of an assigtimentor a client's objectives to
cause the assignment results to be biased. .

identify the type and definition of value, and, if the value opInion to be developed is market
value, ascertain wbether tbe value is to be the most probable price: •

10186

1487

1488

1489
1490

1491

1492

(i)

(il)

(iii)

(h')

in terms of cash; or

in terms of financial arrangements equivalent to cash; or

in such other terms as may be precisely defined; and

if the opinion of value is based on non-market financing or financing with unusual
conditions or incentives, tbe terms of such financing must be clearly identified and the
appraiser's opinion of their contributions to or negative influence on ,'alue must be
developed by analysis of relevant market data;

"i\ See Slatcmem on A,ppralsat Standard~ No. (), Jdellt{fic.alion of 1!1l1i1'1dt't.f {'!:;eand 1J1fi.~'ldt.'d U ••ef:'<:,
y, See Sl&tt:lnet'lt on Appraisal Standards NO.9. IdcI11iji("(lIii)n of1nlended UW! and Inttl'llded (}o;;ers.

~«5-e0.: Suucmenf on Apprai::.al Standards. No. 3. Ri:'lrr)~pcclir'(" Value OpiJJ/;-ms. 2nd SWteolCnl on Apprai:;al Sumdmds No.4, Prospecfiw:'

F(1lilf..' Opinions.

14'>3
1494
1495

(d)

U-46

Comment: For certain types of appraisal assignments in which a legal definilion of market
value has been established and takes precedence, the JURISDICTIONAL EXCEPTION
RULE may apply.

identify the effective date oftbe appraisal; 5S

USPAP 20l0-2011 Edition
@The Appraisal Foundation
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•
1497

1498

1499

1500

1501

]502
IS03
1504

1505
150(>

1507

1508
1509

1510
1511

1.512

1513

1514

• 1515

1516

IS.J7

1513

1519

1520

1521

1522
1523

1524

1525

1526
1527

1528

STANDARD 6

(e) identif~' the characteristks of the properties that are rl:'levant to the type and definition of value
and intended use5;\ including:

(i) the group with which a property is identified according to simll:u market influence;

(ii) the i1ppropriate market area and time frame relative to the .propertybeing valued; and

(iii) their locationuJldphysical, It-gut,and economic characteristks;.

Comment: The properties must be .identified in general terms, and each individual property in
Iheuniversemusfbeidentitied, with the information on its identity stored orrefcrencedin its
property record,

Whennppraising proposed improvements, an ,lppraiser must e.xamine and have available for
future exatnination, plans, specifications, or <;lther documentation sufficielll 10 identify Ihe
eXtent and character Qfthe proposed improvements.60

Ordinarily. proposed improvements arc neit appraised for.ad valoreni tax purposes, Appraisers,
bowevc(, are sometimes asked to provide opinions of value of proposed impro\'ements so that
developers can estimate future property tax burdens, Sometimes units in ~ol1dominiumsilnd'
plannedunitdevclopmcllls are sold with an interest ill unbuilt comrnunityproperty, the pro
ratavaiue of which, ifany, must be considered in the .analysis of sales data.

(I) identify the characteristics of the market that are relevant to the purpose and intended use or the
mass appraisal including:

(i) loclltionofthema.rket area;

(ii) physical, legal, anc:leconomic attributes:

(iii) time frame of ntar,ket activity: ami

(iv) property interests reflected in the market;

(g) in appraising teal propert)' or personal property:

(i) identify the appropriate marke~area and time frame relath'c to tpe proper~' being
valued;

(ii) when thesubjc.ctis real proper~', identify and consider any personal properly; trade
fixtuTes, or intangibles that are not real prope.rtybut are included in the appraisal:

(iii) when ,the subject is personal property', identify and consider any re.a!.proper~' or
intangibles that are not personal property but arC"included in the appraisal;

(iv) ide.ntify known easements., ,restrictions, encumbrances, leases, rcsencations. covenants,
contracts, declarations, special assessments,ordinancC"s, or o.theritems of similar nature;
and

~~See Advtso.ry Opinion 2-'. Idellt{tj"ini!, il1t~R'i.'Jel'dnl CIUlI'iJctC'rislic.'\ ,t.~ltltc StJ/~f6CtPJ'ope'1}' (~l (; Ri'ol ProperlY Appraisal Assignment .•ir
applicable,

M S~ Advisory OJ'lini.on 17, Alyii-ats.af5 f.~fReal Pn~p-(T~l' lyilh Pn>posf!d lmp'.:(,H'eiJ1~f1l.'i. if-applicab.ie.

• USPAP 20 I0-20.11 Edition
@The Appraisal Foundation
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•
1529

1530

1531

1532

1533

1534
1535

1536
1537

1538

1539

1540

1541

J542
1543

1544
1545

1546

1547
1548

1549

1550

1551

1552
1553

(h)

(i)

(j)

identify and analyze whether an appraised fractional interest,physicaJ segment or
partial holding contributes pro rata to the value of the whole;

Comment: The above requirements do nQt obligate the appraiser to value the whole
when the subject of the appraisal is a fractional interest, physical segment, or a
paltialholdiIig. However, if the value of the whole is not identified, the appraisal
must dearlvretlect that the value of the property being appraised cannot be used to
develop th; value optnionofthewhole by mathematical extension.

.analyze ,the relevant economic conditions allhe time of the valuation, including market
aceeptability of the property and supply, demand, scarcity, or rar.ity;

identify any extraordinary assumptions and ail)" hypothetical conditions necessal")' in the
a!;signment; and

Comment: An extraordinary assumption may be used in an assignment only if:

• it is required to properly develop credible opinions and conclusions;
• the appraiser has a reasonable basis for the extraordinary assumption;
• use.ohhe 'extraordinary assumptiollresuhsin a credible analysis; a11q
• the appraiser complies with the disclosure requirements set forth in USPAP for

extraordinary assumptions.

A hypothetical condition maybe used inanassignment only if:

• use of the hypothetical condition .is clearly required for legal purposes, for purposes
of reasonable analysis, or for purposes of comparison;
use of the hypothetical condition results in a credible analysis; and

• the appraiser complies with the disdosurerequire.mentsset. forth in USPAP for
hypothetical conditions.

determine the scope of Work necessary to produce credible assignment resultS in.accordancewitn
the SCOPE OF WORK RULE;61

•
1554 Standards Rule 6-3

1555 \Vhen necesllaQ' for credible assignment results, an appraiser must:

;}l See r\dVtSO?}'Op"inl,,)n ~8. S(,oPt.~f!f H'-or!:De~ci.••"i()l:. P~?:j()rma!1ct!. t.md Disc/osure, and AdvisOry Opinion 29. An i4cceptahle S<..Ylfh";qf
U'ark.

1556
1557

155R
1559

1560
151\1
1562
1563

15M
1565
1566

(a)

U-48

in appraising real property, identify and analyze the effect on use and value of the following
factors: existing land 'use regulations, reasonably probable modifications of sucbregulations,
e~onomic supply and demand, the physical adaptabiHty of the real estate, neighborhood trends,
and highest and best use of the real estate; and

Coimnent: This requirement sets forth a list of£'\ctors that affect use and value. In considering
neighborhood trends. an appraiser must avoid stereotyped or biased assumptions relating to
race, age, color, gender, or national origin or an assumption that race. ethnic. orreHgious
homogeneity is neeessary to maximize value in a neighborhood. Further, an appraiser must
avoid making an unsupported assumption or premise about neighborhood decline,effective
age, and remaining life, In considering highest and besl lise, an appraiser must develop the
concept to the extent required lbr a proper solution to Ihe appraisal problem.

USPAP 2010-201.1 Edition
@The Appraisal Foundation
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STANDARD 6

1567

1568.

1569
1570
1571

1572

1573
1574
1575

1576

(b) in appraising personal property: identify and analyze the effects on use and value of industry
trends, value-in-use, and trade level of persons I propel't)'. "'here applicable, analyze the current
usc and alternative uses to encompass what is profitable, legal, and .physically possible, as
relevant to the type and definition .of value and intended use of the appraisal. Personal property
has several measurable marketplaces; therefore, the appraiser must define and analyze t.he
appropriate market consistent with the type and .definitioilof value. .

Comment: The appraiser must recognize that there are distinct levels of trade and each may
generate its own data. For example, a property may have a different value ata wholesale level
of trade, a retail level of trade, or under various auciionconditions. Therefore, the appraiser
must analyze the subJect property within the correctmarketcontcxl.

(a) identify thellppropriate procedures and market information required to perform the apprlll$lii.
including all physiCal, functional, and external market factors as they may affect the appraisal;

1577

1578

1579
1580

1581
1582

1583

1584

1585• 1586
1587
1588
1589
1590
\591
1592
1593

1594

1595
15%
1597
1598
1599.

]600

t60]

1602.

1603

16Q4

1605

•

Standards Rule 6-4

lit deve10plnga mass.appraisal, an appraiser must:

Comment:. Such e.!forts customarily include the devcloptilentof standardized data col!ecti()O
forms, proc.edures, and training rnaterials that are used uni forinlY'on the universe of properties
under consideration.

(b) employ recognized t~hniqnes for specifY'ingproperty,'a!uationmode!s; and

C'ominent: The formal development of a model in a statement or equation is called m~)dcl
specification. Mass appraisers must develop mathematical models that, wilh reasonable
accuracy, reprcsenttherelationshipbetween property value and supf.'ly and detnandJactors,as
represented by quantitative and qualitative pr<.Jperty characteristics. The models may be
specified 'Using the cost, sal.escomparison •.or income approaches to vallle, The spedHe.alion
fOIDlatmliybetabular,mathetnatical, linear, nonlinear, or any other structure suitable for
representing the observable property characteristics. Appropriate approaches must be used in
appraising a class (}fproperties~ The ,col~ceptofrecdgnized techniques applies 10 both reO I and
personal pr9perty valuatioti models.

(c) employ recognized techniques for calibrating mass appraisalmodets.

Comment: Calibration refers to the process of .analyzing sets of property and market data to
determine the specific paramelersofa model. The table entries in a cost manualare examples
of calibrated parameters, as well as the coefficients in a linear or noniinear model. Models
must be calibrated using recognized techniques, including, but not Iiinited to, multiple linear
rcgressi,:m, nonlinear regression. and adaptive estimation.

Standards Rule 6-5

In developing a mass appraisal, whIm necessary for credible assignment res1J11s,an appraiser mUSt:

(a) collect, verify, and analyze. such .data as are necessary and appropriate to'de\'elop:

(i) the cost new of the improvements;

(ii) acc.rued depreciation;

(iii) value of tbe land by sales of comparable properties;

USPAP 2010-2011 Edition
@TheAppraisal Foundation
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•
1606

J607

16.08

(iv) value of the propert}' by sales of comparable properties;

value by capitalization of income or potential earnings-i.e., rentals, expenses, interest
rates, capitalizalion rates, and vacancy data;

16.09

161.0
1611
1612

1613

J(,} 4

1615
1616

1617

1618

1619

HilO

1621
1622

1623
1<\24
1625

1626
1627

1628
J629

163.0

t6J1

(b)

(c)

(d)

Comment: This Standards Rule requiresappraisets engaged in mass appraisal to take
reasonable steps to ensure that the quantity and quality Of the factual dala thai are collected
are sufficient to produce credible appraisals, For example. in real prQperty, where applicable
and feasible. systems for routinely collectillgand maintaining 'ownership. geographic, sales,
income and expcnse, cost, and property chatacteristics data mU'\tbe ilstablished. Geographic
data must be contained in as complete a set of cadasiraI maps as.pOSsible.compiled according
to current standards of detail and accuracy. Sales data must be collected, confirmed, screened,
adjusted; and filed according to current standards of practice. The sales liIe must contain, for
each sale, property characteristics data that are contemporaneous with the date of sale.
f>ropeny characteristics data must be appropriate and relevant to the mass appraisal models
being used. The property characterisiics data file must corttain data contemporaneous with
the date of appraisal including. historical data on sales. where appropriate .and lIvailable. The
data collection program must incorporate a quality control program, including checks and
attditsofthe datlltoensure currenlandconsistent records.

base estimates Of capitaliz.ationrates and proJections .of flitur.e renta.) rates andior potential
earnings capacit)'.expenses, interest rates, and vacancy rates on reasonable and appropriate
evidence; ~2

CQtumcnt: This requirement calls for an !ippraiser,in developing income and expense
stakments and cash flow projections, to weigh historicalinfonnation 3ild trends; currellt
market factors affecting such trends, and reasonably anticipated events, such as competition
from developments either planned or under construction.

identify and, as .applicable; analyze tenus and conditions of an)'a\'ailablelellses; and

identify tbe need fO.randextent of any physical inspcctlon. 63

•
1632 SlandardilRule6-6

1633 When necessary for credible assignment results in .applyhlg a calibrated mass appraisal model an
1634 'appr:liser must:

1635
1636

1637

1t>38
1639

1640
1641

1642

1643

(a)

(b)

(c)

value improved parcels Ity recognized methods or techniques based on the cost approach, the
sales comparison approach, and incomeappro:ach;

value sites b)' recognized methods 01' techniques; such techniques i"chlde but are not limited to
the sales comparison approach, aUocation method, abSlraction method, capitalization of ground
rent, and land residual technique;

when developing the value of a leased fee estate or a leasehold .estate, analyze the effect on value,
if an}', of the terms and conditions of the lease;

Comment: In ad valorem taxation lhe appraiser maybe required by rules or law to appraise
the property as if in tee simple. as thol1gh unencumbered by existing leases, In such cases,

1':- See StJfernCflt .-On Appraisal Standards NCJ..1~Di.w:otm.tr:d CilSh Flow _An<,7{y.si~ .
•..-~See Advi.sOf)' Opinion 2.!nspecli(JJt {?lSfJ~icc,Propc"rly.
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•
1644
11>45

1646 (d)
1647
.1648

1649
1650
1651

1652 (e)
1653
1654

STANDARD 6

marRet rent would be used in the appraisal, ignoring the effect of the indi,'iduaL acrual
contract rents.

analyze the effect on \'alne, .if any, of the assemblage of the various parcels, d.i\'ided interests, or
component parts of a propert.y: the value of the whole must not be developed by addiug together
the individual "alues of the \'arious parcels, di\'ided interests, or component parts: and

Comment: When the value of rhe whole has been established and the appraiser seeks to value
a part, the value of any suchpart muslbe tested by reference to appropriale market. data and
supported by an appropriate analysis of such data.

when analYl,ing anticipated public or pri\,ate impro\'ement.s, located onot off the site, analyze
the effect On ,'alue, if any, of suc\J anticipated improvemeutsto the extent they ate reflected in
market.aetio!ls. '

1655 Standards Rille 6-7

1656 In reconciling a muss appraisal an appraiser must:

•

1657
1658

1659

1660

'1661
1662

1663.
1664
1665
1666
t667

J668

(a)

(b)

reconcile the quality and quantil)'of data availabl~ and analyzed within the approaches used and
the applicability and relevance or the :lpproaches. methods and techniques nsed; and

employ recognized mass appra"isaltesting,proceduresandtechniques to ensure,thal,standardS ,of
accuracy are maintained, .

Comment: It is implicit in mass apprnisalthat, even when properly specified and calibrated
mass apprnisal mOOelsare used, some individual valueeonc1usionswill not,meel standards or
reasonableness, consistency, and ac.cumcy. However, appraisers engaged in mass appraisal
have a professional responsibility to ensure that, on an overall basis, models produce vaiue'
conclusions that meet attainable standards of accuracy. This responsibilitY requires appraisers
to evaluate the perfonnancc of models, using techniques that may include but ,are not limited
to, go<;>dness.of-fitstatisiics, and model perfonnance statistics such as' appraisal-'to-saleratio
studies, evaluation of hold -out samples, or analysis ofrcsiduals.

1669, Standards Rule 6-8

1670 A written report of a mass appraisal must clearly ~ommuniCate tbe elements, reslillS, opinions, a.nd -value
1671 conclusions of the appraisal.

16U. Each written report ora mass appraisalmust:

1673

1674

1675

1676
1677
/678
1679

1680
16St

(a)

(b)

(c)

clearly and accuratel~' set forth theal>praisal in a manner that will not be misleading;

conlain ,sufficient information to enable the.iillendediJsersof the appraisal to understand the
report property;

Commeni: Documentation for a mass appraisal for ad valorem taxation may be in the form,of
(1) property n:cords, (2) sales ratios and. other stalislical srudies, (3) appraisal manuals and
documentation. (4) mark.et studies, (5) model building doeumcntatiM, (6) regulations, (7)
statutes, and (8) other acceptable forms.

clearly and accurately disdoseall assumptiolis, extrJlotdiliary assumptions, hypotbetical
conditions, and limiting conditions used in the assignment;

•
USPAP 2010-2011 Edition
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•
16S2

1~35

1~86

1687
1688

1689

\690

IMl

J692

(d)

(c)

(I)

(g)

Comment: The report must clearly and conspicuously:

state all extraordinary <Issumplions and hypothetical conditions: and
'. state thaI their use might have affected theassignment results.

stale the identity of the client and any intended users, by name ot type;'"

state theintend~d use. of the appraisal;65.

disclose anYllssumptions or limiting conditions that result In de\'iation from recognized methods
and techniques or that affect analyses, opiliions, and conclusions;

SCI.forth theeffi'ctiw date of thellppraisal and the date of the report;

Comment: In ad valorem laxation the effective dale of the appraisalrtlay be prescribed by law.
Ir no effective date is prescribed by law. the effective date of the 'appraisal. if not stated. is
presumed to lJeconlemporaneous with the data and apPraisal conclusions.

1693

WJ4

Ims

1696 (h)

1/)97.

1698

1699

POi)
piJI

.1701
17Q3

j"04

1705 (i)

1706

I "M
liOS

1'09
no

The effective date of the appraisal establishes the.context for the value opinion. while the date
of the report indicates whether the perspective of the appraiser on the market and pn:lperty as
of the elTcctivc date orlhc appraisai was prospeCtive, current. or retrospective. M

state the I)'pe and definition or ,'alue and cite the source of the definition;

Conl~: Stating the type and definiti<)nof value also requires. arty comments needed Ii)
clearly indicate to'intended users how the definition is.being applied."

Whenreportiilg an opinion of market value. state wllcther the opinion of value is:

In tenns of cash orof financing terms equivalcntto cash; or
Based on non.market financing with unusual COnditions or incent.ives.

When an opinion of market value is .not in terms of cash or based on financing terms
equivalent to cash. summarize the temlS of such financing artdexplairt Iheircontributions to
or negative influence on value.

identify ~heprop,erti~s appraised including the properly .rights;

Commem: The report doeumellis the sources for location, describing and listing the property.
Wht'n applicable, illdude references to legal descriptions. addresses. parcel identifiers.
photos, and building sketches. In mass appraisal this information is often included in property
records. When the propeny rights to be appraised are specified;'; a siatute or court ruling, lhe
law must he referenced.

•

~ xt" Sfalem~nt on Appr.at~t Sf1mdards NQ. 9. JdenJijicaJi(m (J.f fhe hlftwded U.w>and bmmdrd'U.'i.er5~

6~Se~ Statement on Appraisal Standards NO.9, lrktUi/ical/()U ,~rl.ht. JJ1f('i'J<I<.~dU~l,'and 11ti't~lJdl..'dUte,.s.
...,.$«, Statem~m an. Appraisal Standards: No .. ;; Ri"frOS!'i!cii\'e l'alue ,Opinion ••.nnd St:tt-emcnt on Appr.!iSal Stand3rd$ NQ. 4, Prospccril."f:
J.'alu(> Opii1io!t.~.

,,~ See Sel!COlCn! en Appmisal Stand.lrd$ N(:,. 6. R<~(Jsomll>h~£:tp()s}(n~ Tim1! in Rt:'ll1Pmperry and Pe.l:wmal rropl!"~l' Md,.~,!l FalUi.'
Op,niom. St."Calso Ad'ii:>.Jry Opinion 7. Afork,('ling TMI(' Opiniails.

U~52
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•
1711 (j)
1712

1713

1714

PI5
1716

.1717

PIS
1719

ri2l)

1721 (k)
1722

1723

1724

1725

1726

1727
1728

1729 (I)

STANDARD 6

describe the scope of work uscd to dc\'elopthe appraisal;'"' exclusion of the sales comparison
approach, cost approach. or income approach must be explained:

Cominenl,: Because intended users'.reliance on an appraisal may be affected by lhe scope of
work, the repon must enable them 10 be properly informed and not misled. StIfTkient
information includes disclosure of research and analyses performed and, might also include
disclosure of research and analyses not performed.

When any portion of the work involves significant mass appraisalassiSlanee, the appraiser
must describe the exrent of that assistance. The. signing appraiser must also state the name(s)
of Ihose providing the signil~canl mass appraisalassist;mce .in the certification, in accordance
with Standards Rule 6.-9.'"

ilcscribe and Justify the model specifil:ation{s) considered, data reqllitenients, and the model(s)
chosen;

Commeni: The appraiser must provide sufficient information to enable the client an>i
intended users to have confidf>nce that the process and procedures used confo.rm \0 accepted
methods and result in cred.ible value conclusions. In the case of mass appraisal for ad valorem
taxation, stability and. accuracy arc important 10 the credibility of valUe opinions, The report
musi include,1 discussion of the rlllionale for each model, the calibration techniques lQ be
used, and the performance measures to be used.

describe the procedure foreollectlng, \'alidating, and report'ing data;

•
1730
1731
J732

17B
1734
1735

1736
17.17

1i38
1739

1740

1741

1742

1743

1744

1745

(10)

(n)

(0)

(p)

(q)

Comment: The report muSt describe thesources.of data and ihe data collection and validation
processes. Reference to detailed data collection manuals must be made, as appropriate,
including where they may be found for inspection.

describe calibration mcthods considered and chosen; including the mathematieal f()rm of the
final model(s); describe bow value conclusions wer.e reviewed; and, if necessfil1', describe the
anlilnbility ofindividualvallle conclusions;

wbenan opinion of highest and best use, qr the appropriate market or mar.ket le,'el was
developed, discuss !low 'tbat opinion WltS det'ermined;

Comment: The mass appraisal report must relenincc case law, statute, or public policy thai
describes Jiighcstand best use req\iirements. When actual use is' Ihercquiremcnt. the report
must discuss how use"value opinions wcre dcveloped. Theappraiser's reasoning in support of
Ihe highest and best .use opinion mllst be provided in lhc' ileplhand detailreguired by its
sigtiificance to the appraisal.

identify the ap.praisalperformancc tests used and .set forth the 'pcrformance measures .attained:

describe the reconciliation performed, in accordance with Standards Rule 6-7: and

include a signed l.'ertilicationin aeeordance with Standards Rule 6-'~.

•

~,.See Advisory Opinion 28, Siope of Work D•.~dsi<m, Pajoni:am."('. and Di.wl()_~ufe :and Advisory Opinion 19. Ai: AUf'pUibJe Scope of

Work,

•••9 See Advisory Opjni~ J I. Assig/~mf,'m."iImn/\'iIlJ; M!~r£' lh •.mOttl.? dppraiser.
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STANDARD 6

1746 Standards Rule 6-9

Rutherford County 2012

•
f747 Each written mass appraisal re.port must contain a signed certification that is similar in content to tile
1748 .following form:

1749 I certify tllat, to the best of my knowledge and belief:

1750
liSt
1752

1"7:)]:

175-1

P55
1756

liS'7
175~

1759
1760
1761

1762

17.65
t7~6
1767

176~

17M

1770

1771

1774

1776
17'77

1778

f7N
1.78H

178t

1781

I?S,i

1'784

1185

1786

the stllten)ents of fact contained in .tllis .report are true and correct.
the reported analyses, opinions, and. conclusions are limited 'only by the rep(lrted
assumptions and HmitingconditloRs, and areR1)' personal, impartial, and unbiasM
professional analyses, opinions, and conclusions.
f hliVe no (or the specified) present or prospective intert'st in the property that is the
subject Of this report, and I ha\'t~ no (urtllt' spedfied) personalintert'Sf with rt'Spect to
the parties innilwd.
I han no bias with respect to any' propt'rtythat .is thesiibject of this report or to thc
parties involved with thisassignmellt.
my engagement in this assignment ,,;as 1I0t contingent upon developing or reporting
predetermined resulis.
my' compensation for completing this assignment is not contingent upon the reporting
of a predetermined \'alne or direction in value that fav/}rs the cause .oJ thecHellt; the
am/}unt of the value /}pinion, theattainmenl of a stipulated result,'or the occurrence of
a subsequent event directly related to theinfended use of this appraisal.
my analyses, opinions, and conclusions were developed, and this report has' ~een
prepared, inconformity with the Unifor", Standards oj Profl!ssiOll0! Apprai,sa! J>rac,;ce.
fhave (or have not) made a personal inspection of die properties that are the subject
of this report. (If more than one person signs the report, this certificaiioo must clearly'
specify which individuals did. and which individuals did not make a personal
inspection of the appraised properly ;)7.
no one provided significant mass appraisal assistance to the I)t'rson signing this
Certification. (If there are exceptions, the name of eac.h indh'idual providing
significant mass appraisal assistance must he stated.)

Comment The above certi ficalion ISnot intended to disturb an~lcc!ed or appointed assessor's
work plans or oaths of ollicc. A signedcertHieation is an integral pan of the appraisal report.
An apprai$~r. who signs any pilr't ofthe mass appmisal report, including a kl1er oftrallsmittal,
mUSIalso signlhis eeni.l1calion.

In an assignment that includes only assignmena results developed by the real property
appraiscns). any appraiser(s) who signs aecrtilieation accepts full responsibility J,)r all
elements of the eertifica\i(jn. tor the assignment results, and tor the contcnts of-rhe appraisal
repon, In an assignmem that includes pcrsonal property assignment results nOI developed by
rhe real property apprniser(s). any reol property 'appraiser(sl who signs a ecrtitkarion 2eCepts
full responsibility for the rcal propcrty elements of the ecrtitication, for the real property
assignment results. and j()r the real property contents of the appraisal report.

In an assignment that includes only assignment results developed byihepersollol propcrty
apprniscr(s). any appraiscr(s) who signs a cCrtificaliotl ac('epts full responsibility for all
elements of the certilicatlon. for thc assignmcnt resuhs, and for the contcntsof the appraisal
rcport, Inan assignmcnt rharincludes real propcrty assignment results not developed by the
personal property appraiser(s). any pcrs<)llal property appraiser(s) who signs a certitie3tion
accepts full responsibility 101' the pe.rsonal property elements of the certification.li)r the

•
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STANDARD 6

•

•

1791

1792

1793
1794
1795
1796

1797

179S
li9?
iSoo
180,1

personal property assignment results, and for the personal property contenlS of the appraisal
report.

When a signing appraiser(s) has relied on work done by appraisers and others who do not sign
the certification, the signing appraiser is responsible for the decision 10 rely on their work,
The signing appraiser(s)is required to have a reasonable basis lor believing thalrhose .
indiyiduals performing the work arc competent. The signing appra,ser(s) also must have no
reason to doubt that the work of those individuals is credible.

The names of individuals providing significant mass appraisal assistance who do not sign a
certification must be' slated in the certification, It is not required that Ihe descriptiolJ of their
assistance be contained in the certification, bilt disclosure ,of their a'ssistance is required in
accordance with Standards Rule 6-8(j). JI
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